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October  6,  1988 


William  D.  Whitney,  Deputy  Director 
Urban  Design  &  Development 
Boston  Redevelopment  Authority 
One  City  Hall  Square 
Boston,  Massachusetts  02201 

Re:  Allendale  Glen  (Souther  Property) 
Jamaica  Plain,  Massachusetts 

Dear  Mr.  Whitney: 

The  enclosed  information  and  exhibits  constitute  our 
supplemental  submission  in  response  to  your  request  for 
additional  information  as  part  of  our  application  for  the 
establishment  of  a  PDA  pursuant  to  applicable  City  of  Boston 
regul ations. 

We  are  requesting  that  the  BRA  approve  the  development  plan 
for  the  Proposed  Project  pursuant  to  Section  3-lA(a)  of  the 
Code.  Subsequent  to  completion  of  the  BRA  review,  we  intend 
to  request  the  Zoning  Commission  to  establish  the  Proposed 
Project  as  a  Planned  Developnient  Area  (PDA).  We  also 
understand  certain  exceptions  must  be  approved  by  the  Board  of 
Appeal.  We  believe  the  attached  information  is  sufficient  for 
the  BRA  to  evaluate  the  Proposed  Project  as  a  possible  PDA. 
The  enclosed  exhibits  and  documentation  are  sufficient  to 
enable  the  BRA  to  make  a  determination  that  the  Proposed 
Project  conforms  to  the  general  plan  for  the  City  as  a  whole, 
and  that  nothing  in  such  plan  will  be  injurious  to  the 
neighborhood  or  otherwise  detrimental  to  the  public  welfare. 
The  construction  of  only  99  dwelling  units  on  13.5  acres  makes 
this  the  lowest  density  elderly  housing  proposal  ever 
considered  in  the  City  of  Boston,  and  provides  substantial 
open  space/buffer  areas  for  the  protection  of  abutting 
properties. 

Specific  information  is  included  relative  to  the  protection  of 
the  environment,  traffic,  proposed  amenities,  pedestrian 
circulation,  and  other  details  requested  by  your  office.  We 
are  available  at  your  convenience  to  further  review  this 
material  with  you.  Please  do  not  hesitate  to  contact  us  if 
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you  have  any  questions  or  additional  information  i 


s  required, 
ce  relative 


Very   t/uly  youfs^ 
McNeil^  ASSOCIATES.  IMC. 


R'r  Koop, 
Vice  President 

WRR/js 
Enclosures 
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420  PROVIDENCE  HIGHWAY,  P  O.  BOX  407-1,  WESTWOOD.  MA.  02090 
326-5800  FAX  (817)  326-9141 


September  30,  1988 


William  D.  Whitney,  Deputy  Director 
Urban  Design  &  Development 
Boston  Redevelopment  Authority 
One  City  Hall  Square 
Boston,  Massachusetts  02201 

Re:  Allendale  Glen  (Souther  Property) 
Jamaica  Plain 
Endowment  Concept 

Dear  Mr.  Whitney: 

We  are  submitting  the  following  summary  describing  the  manner 
in  which  the  above-referenced  elderly  housing  complex  is 
proposed  to  be  financed.  This  summary  is  a  supplement  to 
information  previously  submitted  for  your  records.  This 
retirement  housing  concept  is  designed  to  meet  the  needs  of 
elderly  homeowners  who  often  find  it  difficult  to  maintain  an 
entire  single-family  house  which  is  far  larger  than  they  need, 
and  often  more  costly  than  they  can  afford.  Most  elderly 
homeowners  have  little  or  no  outstanding  mortgage  balance,  and 
therefore  have  a  substantial  amount  of  equity  in  their 
single-family  residence. 

The  Endowment  Concept  is  really  an  "equity  transfer"  mechanism 
which  evolved  from  a  study  entitled,  "House  Rich  But  Cash 
Poor",  dated  October,  1984  conducted  by  the  Massachusetts 
Department  of  Elder  Affairs.  This  study  pointed  out  the  lack 
of  options  available  to  elderly  homeowners  when  it  came  to 
finding  a  residence  more  suitable  to  their  needs.  The  simple 
fact  is  that  today  people  are  living  longer,  and  therefore 
requiring  a  different  housing  accommodation  than  the 
traditional  single-family  residence.  Subsidized  elderly 
housing  does  not  meet  this  need  for  the  simple  reason  that  the 
elderly  homeowner,  although  often  on  fixed  income,  has  too 
much  equity  in  the  existing  house  to  qualify  for  occupancy. 

The  Endowment  Concept  developed  by  McNeil  &  Associates  enables 
an  elderly  homeowner  to  obtain  a  more  suitable  residence  at  a 
below-market  monthly  cost.  This  is  accomplished  by 
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eliminating  the  traditional  conventional  mortgage  financing 
associated  with  leased  housing.  In  short,  the  resident 
provides  the  funding  (endowment)  necessary  to  pay  off  the 
construction  loan  used  to  build  the  facility,  and  therefore  no 
permanent  mortgage  is  required.  The  result  is  a  lower,  more 
affordable,  monthly  rental  charge  for  a  brand  new  high-quality 
retirement  housing  facility.  The  program  includes  numerous 
services  important  to  elderly  residents,  as  well  as  a 
guarantee  that  90%  of  the  funds  provided  by  the  resident  to 
eliminate  the  mortgage  (the  endowment)  will  be  returned  when 
the  resident  moves  out.  Some  of  the  important  features  of 
this  program  include  a  lifetime  lease,  improved  opportunities 
for  social  interaction,  as  well  as  services  that  range  from 
snow  plowing  to  first  class  dining  and  health  care.  Residents 
are  often  familiar  with  the  long-standing  successful  track 
record  of  McNeil  &  Associates  in  the  very  important  area  of 
retirement  housing  management.  The  combination  of  long-term 
guarantees  and  affordable  monthly  charges  substantiate  the 
decision  of  elderly  persons  to  utilize  their  equity  in  order 
to  take  advantage  of  this  unique  program. 

Because  mortgage  interest  and  principal  payments  often  account 
for  approximately  50%-50%  of  the  monthly  lease  attributable  to 
conventional  rental  apartments.  A  new  two-bedroom,  two-bath 
unit  in  this  location  would  easily  rent  in  the  $1200-$1500  per 
month  range.  McNeil  &  Associates  is  projecting  a  rental  fee 
of  approximately  $495  per  month.  In  addition,  we  provide  a 
contractual  guarantee  that  any  future  rent  increases  will  be 
based  solely  on  actual  operating  expenses,  and  therefore  no 
rent  increases  will  be  imposed  due  simply  to  market 
conditions.  The  monthly  rent  reduction  actually  becomes  a 
tax-free  return  on  the  "Endowment  Investment." 

To  analyze  financial  projections  relative  to  this  concept,  one 
simply  utilizes  traditional  methods  keeping  in  mind  that  no 
mortage  debt  service  payments  apply  to  this  type  of  property. 
We  will  provide  your  office  with  our  confidential  financial 
projections  as  requested  for  your  review  with  the 
understanding  that  these  will  not  become  a  part  of  our  BRA 
file  relative  to  this  application. 

I  would  be  happy  to  meet  with  you  or  your  staff  to  answer  any 
questions  relative  to  endowment  housing,  and  believe  that  this 
description  should  assist  you  in  reviewing  the 
above-referenced  proposal . 
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Thank  you  for  your  consideration, 
Very  truly' you-rs, 


McNEIL  ^  ASSOCIATES,  iHC 


y/// 


\iiW\m   R.  Rodp,yiI-r 
Vice  President 

WRR/js 


jVlcJ^eH  &msscdcd£S,  Inc. 


420  PROVIDENCE  HIGHWAY.  P.O.  BOX  407-1,  WESTWOOD.  MA,  02090 
326-5800  FAX  (617)  326-9141 


October  4,  1988 


William  D.  Whitney,  Deputy  Director 
Urban  Design  &  Development 
Boston  Redevelopment  Authority 
One  City  Hall  Square 
Boston,  Massachusetts  02201 

Re:  Allendale  Glen  (Souther  Property) 
Jamaica  Plain,  Massachusetts 
Site  Development  Options 

Dear  Mr.  Whitney: 

The  following  information  is  provided  for  your  records  as  a 
result  of  our  discussion  on  September  8,  1988. 

During  the  past  18  months  we  have  considered  three  development 
options  for  this  site: 

Option  I  -   The  Construction  of  150  Elderly  Housing  Units 

This  proposal  was  originally  submitted  to  the  Boston 

Redevelopment  Authority  in  August,  1987. 

Option  II  -  99  Elderly  Housing  Units 

After  more  than  a  year  of  meetings  with  neighborhood 
groups,  abutters,  and  area  residents  this  compromise  option 
has  been  supported  by  a  substantial  majority  of  those  persons 
involved  in  the  process. 

Option  III  -  The  "As-of-Right"  Development  of  Single-Family 
Houselots 

Although  permitted  by  existing  zoning,  neighborhood 
residents,  immediate  abutters  and  community  organizations  have 
requested  that  McNeil  &  Associates  pursue  the  retirement 
housing  Option  (II),  rather  than  proceeding  on  the  basis  of 
single-family  houselots. 

As  recently  as  this  morning  we  have  been  meeting  with  several 
neighborhood  residents  in  an  effort  to  achieve  as  close  to  a 
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unanimous  consensus  of  approval  as  possible  for  the  99-unit 
proposal.  The  issue  of  architectural  design  as  it  relates  to 
the  building  mass  was  discussed  in  detail,  and  we  believe  that 
appropriate  design  modifications  make  Option  II  acceptable  to 
neighborhood  residents,  immediate  abutters  and  community 
organizations  on  a  near  unanimous  basis.  This  is  significant 
due  to  the  fact  that  we  believe  further  reductions  in  the 
Option  II  proposal  would  jeopardize  the  economic  feasibility 
of  the  retirement  housing  concept. 

We  have  prepared  a  detailed  financial  proforma  and  analysis 
which  we  are  ready  to  present  to  you  in  person  and  review  in 
detail  relative  to  this  issue.  The  ratio  of  fixed  to  variable 
costs  attributable  to  retirement  housing  is  such  that  further 
reductions  cause  the  price  structure  and  operating  projections 
of  the  proposed  development  to  be  unacceptable  in  the 
marketplace.  It  is  not  feasible  to  simply  increase  the  cost 
of  the  housing  and  expect  elderly  persons  in  this  segment  of 
the  market  to  elect  to  sell  their  homes  and  reside  in  a 
facility  of  this  nature.  To  a  certain  extent  this  theory 
might  work  relative  to  condominium  development  where  the 
market  consists  of  many  varied  segments.  However,  in  the 
field  of  retirement  housing  the  average  age  of  those  living  in 
this  type  of  facility  is  80  years  old,  the  vast  majority  of 
the  occupants  are  on  fixed  income  and  the  existing  market 
value  of  their  present  single-family  homes  is  limited.  One 
neighbor  has  suggested  creating  larger  more  expensive  units  in 
fact  the  effort  required  to  maintain  a  large  unit  is  such  that 
the  elderly  do  not  generally  want  large  housing  units. 

The  list  of  fixed  cost  items  is  extensive,  but  obviously 
includes  everything  from  the  main  driveway,  utility 
connections,  site  work,  landscaping,  roadways,  foundation 
work,  mechanical  systems,  dining  facilities,  common  rooms, 
health  care  facilities,  and  numerous  "soft"  costs  such  as 
engineering,  legal,  and  other  fees.  Each  time  a  unit  is 
removed  from  the  proposal  the  actual  cost  of  the  remaining 
units  increase  in  a  manner  that  eventually  causes  the  proposal 
to  no  longer  be  feasible  relative  to  the  objective  of 
providing  quality  retirement  housing. 

It  is  also  very  important  to  maintain  certain  operating 
efficiencies  if  the  proposed  services  are  to  be  provided  at  a 
reasonable  cost.  The  cost  of  the  resident  manager,  kitchen 
facilities,  health  care  facilities,  the  convenience  store,  and 
other  amenities  must  be  spread  over  a  sufficient  number  of 
units  to  keep  these  expenses  affordable  by  elderly  residents. 
In  our  professional  opinion,  it  is  not  possible  to  maintain 
these  operating  efficiencies  at  a  level  below  that  represented 
by  Option  II. 
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It  is  also  important  to  consider  how  13.5  acres  of  vacant  land 
should  best  be  utilized  for  the  good  of  the  people  of  the 
neighborhood  and  City  as  a  whole.  Some  people  have  suggested 
it  should  be  left  as  an  overgrown  wooded  area,  others  have 
recommended  the  construction  of  300  or  more  dwelling  units. 
We  believe  the  best  site  design  is  one  that  provides 
substantial  buffer/open  spaces,  is  compatible  with  the 
existing  neighborhood,  and  protects  the  interests  of 
abutters.  As  a  result  of  our  meeting  this  morning,  we  believe 
that  all  parties  involved  can  accept  Option  II  as  the  best 
compromise  plan  and  respectfully  request  that  this  matter  be 
brought  before  the  BRA  Board  as  soon  as  possible. 

'     /       '^\ 
Very  truly/ youra, — .    i 


McNEIL  &.'7\SS0CIATES,  INC. 


>^  im 


iam  R./Uoop,  htl    \\ 
Vice  President 

WRR/js 


ALLENDALE  GLEN 
JAMAICA  PLAIN 


I.  Financial  Information 

(See  attached  correspondence) 

II.  Project  Design 

The  following  materials  are  provided  in  conjunction 
with  materials  previously  submitted  relative  to  this 
retirement  housing  proposal. 

A.  The  following  program  elements  are  included 
as  part  of  the  Allendale  Glen  Retirement 
Housing  Proposal.  (See  Plans  for  detailed 
information) 

1.  99  residential  units 

2.  Dining  facil ity 

3.  Kitchen  facility 

4.  Community  rooms,  health  care/clinic 
area. 

5.  Cooperative  convenience  facility 

6.  Greenhouse/horticultural  facility 

7.  Laundry  facilities 

8.  Lobby/Meeting  Areas 

9.  Manager's  Office 

10.  Resident  Manager's  On  Site  Unit 

11.  Mechanical  Rooms 

12.  Storage  Facil ities 

Summary  of  building  heights  (attached) 
(see  attached  elevation  plan) 

On-site  Parking/Loading  Spaces  (see  plan) 

B.  Identification  of  specific  location  of  each 
building  elevation 

C.  Elevations  of  the  proposed  development  including 
the  connection  between  the  north  and  the  south 
buildings  are  shown  on  the  attached 
plans/exhibits. 
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D.  A  model  has  been  prepared  and  submitted 
showing  the  perspective  view  of  both  buildings 
and  showing  the  height  of  the  buildings 

in  relation  to  the  slope  of  the  site. 

E.  A  site  map  indicating  limits  of  open  space, 
conservation  areas,  walking  paths,  sitting 
areas,  garden  areas,  buffer  zones  and 
landscaped  open  space  is  enclosed. 

F.  A  Planting  plan  is  enclosed. 

G.  The  wetland  report  is  enclosed.  It  should  be 
noted  that  no  building  construction  is  proposed 
on  the  wetland  area  of  the  site. 

H.  Appropriate  measures  will  be  employed  to 
protect  trees  in  proximity  to  the  building 
site  during  construction.  These  include 
the  placing  of  snow  fence  or  other  suitable 
construction  barriers  to  protect  trees  in  close 
proximity  to  the  proposed  structure. 

III.    Environmental  Impact  Assessment 

A.  Transportation  impacts.  See  attached  site 
plan  indicating  the  location  of  pedestrian 
and  vehicle  circulation  patterns  as  well  as 
the  entrance/exit  to  the  development  drop-off 
and  pick  up  locations,  curb  cut  location,  and 
width  of  loading  areas,  etc.  See  attached  plan 
for  location  of  proposed  facilities  and  amenities, 

1.  a.  Parking.  See  the  attached  parking  plan 
which  provides  sufficient  parking  space 
for  residents,  visitors,  and  employees. 
It  should  be  noted  that  McNeil  & 
Associates  has  a  successful  long-standing 
policy  of  not  assigning  parking  spaces 
to  individual  residents.  The  location 
of  handicap  parking  spaces  is  shown  on 
the  attached  plan.  Because  there  are 
more  parking  spaces  than  will  be  necessary 
for  residents  of  Allendale  Glen,  parking 
will  be  utilized  by  residents  at  their 
convenience  (projected  parking  requirements 
based  on  existing  elderly  housing  owned  by 
McNeil  &  Associates  is  .6  cars  per  unit). 
It  should  be  noted  that  the  proposed  parking 
complies  with  zoning  requirements  for  non- 
elderly  residences  and  that 
no  variance  is  required. 
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b.  See  parking  plan  and  traffic  report 
relative  to  demand/use  of  the  proposed 
parking. 

2.  Access  and  Loading 

a.  There  is  no  requirement  that  any 
public  right  of  way  be  used  for  maneuvering 
to  load  or  unload  vehicles  relative 

to  the  proposed  development.  Loading, 
drop-off  and  parking/pedestrian  access 
systems  are  shown  on  the  enclosed  plan. 

b.  Access  roads,  curb  cuts  and  side- 
walk locations  are  shown  on  the 
enclosed  plan. 

c.  The  number,  location  and  dimension 
of  drop-off/loading  areas  are  shown 

on  the  enclosed  plan. 

3.  Vehicular  Traffic 

See  the  enclosed  traffic  study 
relative  to  the  potential  impact 
on  the  following  intersection. 

0  Allandale/Centre 

0  Allandale/Grove 

0  Centre/Whitcomb 

0  Centre/Walter 

4.  Public  Transportation 

a.  A  summary  of  the  location  and 
availability  of  public  transportation 
service  is  included. 

5.  Pedestrian  Access 

a.  Pedestrian  access  is  delineated 
on  the  enclosed  plan  and  has  been 
specifically  designed  to  meet  the  needs  of 
elderly  residents. 

6.  Access  Plan 

a.  McNeil  &  Associates  incorporates 
numerous  measures  to  properly  manage 
parking  demand  and  optimize  the  use 
of  available  parking  spaces.  These 
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measures  include  the  issuance  of 
numbered  parking  decals  and  identifica- 
tion of  resident  vehicles.  The  parking 
of  non-resident  vehicles  on  a  regular 
long-term  basis  is  prohibited  and  a 
contract  with  a  local  towing  company 
assures  compliance  with  this  important 
restriction.  For  example,  non- 
residents will  not  be  permitted  to  leave 
their  car  in  the  parking  lot  during  the 
day  while  taking  public  transportation 
into  the  Central  Business  District 
from  the  nearby  MBTA  bus  stop. 

McNeil  &  Associates  has  successfully 

encouraged  "non-car  ownership,"  and 

non-car  use  by  residents  of 

the  proposed  development. 

The  average  age  of  the  prospective 

residents  is  projected  to  be  approximately 

80  years  old  which  in  itself  very  often 

results  in  non-car  ownership.  Those 

persons  that  do  own  an  automobile  are 

encouraged  to  share  and  carpool  with 

others  for  shopping,  church,  and  similar 

trips.  This  not  only  encourages  social 

interaction  among  elderly  residents, 

but  provides  security  as  well  as  reducing 

automobile  use.  McNeil  &  Associates  holds 

regular  meetings  with  residents 

and  encourages  an  active  ride  sharing 

program.  During  the  past  10  years 

McNeil  &  Associates  has  provided 

bus  transportation  for  specific 

outings  such  as  a  scheduled 

trips  to  a  local  shopping  mall, 

restaurant,  cultural  event,  etc. 

This  practice  is  proposed  as  part  of 

Allendale  Glen  although  it  is  not 

included  as  an  absolute  guaranteed 

amenity.  McNeil  &  Associates  has  a 

successful  record  of  arranging  bus 

transportation  to  local  supermarkets 

and  shopping  areas  for  residents  of 

its  developments.  This  is  sponsored 

by  local  merchants  and  utilizes 

school  bus  vehicles  during  off  peak  periods, 

McNeil  &  Associates  will  encourage 

residents  to  travel  during  non-peak 

hours  to  avoid  "rush  hour"  traffic 

as  well  as  to  eliminate  any  addition 
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to  existing  rush  hour  traffic.  In 
fact,  studies  have  shown  that  elderly 
persons  travel  during  off-peak  hours 
and  schedule  appointments  during  off 
peak  hours  specifically  to  avoid  the 
necessity  of  driving  during  this  busy  time, 

Elderly  persons  generally 
utilize  home  delivery  of  goods  and 
services  whenever  available  and 
McNeil  &  Associates  will  make 
residents  aware  of  these  types  of 
services  to  further  reduce  any 
traffic  impact.  Adequate  turn- 
arounds/drop-off areas  are  proposed 
for  easy  access  to  and  from  the 
proposed  buildings  by  non-resident 
vehicles. 

It  is  very  important  to  note  that 
the  proposed  development  will 
generate  less  than  50%  of  the  traffic 
which  would  otherwise  result 
through  the  creation  of  a  single-family 
subdivision  as  permitted  by  existing 
zoning.  The  concept  of  an  elderly 
retirement  facility  has  received  almost 
unanimous  neighborhood  support  with 
regard  to  this  very  substantial 
reduction  in  traffic  impact  compared 
to  the  "as  of  right"  development 
alternative. 

b.  With  an  MBTA  bus  stop  located 
several  hundred  feet  from  the  proposed 
development  McNeil  &  Associates  is 
projecting  a  successful  effort  to 
encourage  the  use  of  mass  transit. 
Our  efforts  will  include  distributing 
up-to-date  schedules  to  all  residents 

0  providing  schedule  change 
information  to  residents 

0  initiating  a  program  to  be 
certain  that  each  resident 
has  an  MBTA  pass  with 
applicable  discounts  for 
elderly  utilization 
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0  Making  available  the  proposed 
drop-off  areas  to  public 
transportation  and  coordinating 
the  City's  elderly  transit 
services  with  residents  of  the 
development. 

C.  Experience  at  existing  McNeil  develop- 
ments confirms  that  deliveries  of 
goods  and  services  are  extremely 
limited  for  this  type  of  housing. 
McNeil  &  Associates  will  work  with 
vendors  to  limit  delivery  schedules 

to  further  reduce  peak  hour  traffic 
impact. 

D.  McNeil  &  Associates  has  agreed  to 
construct  pedestrian  sidewalks 
throughout  the  development,  as  well 
as  to  connect  with  the  existing  City 
sidewalk  system  approximately  200' 
from  the  proposed  housing. 

E.  McNeil  &  Associates  will  monitor 
traffic  during  peak  hours  and  keep 
a  record  of  measures  employed  to 
reduce  any  peak  traffic  generation. 

F.  A  specific  plan  for  construction 
management  of  vehicles  will  be 
included  during  the  construction 
phase.  This  will  include  appropriate 
scheduling  and  routing  of  any  truck 
movements  to  and  from  the  site.  All 
storage  of  materials  and  equipment 
will  be  on-site.  The  staging  and 
scheduling  of  construction  equipment 
to  the  property  will  be  designed  to 
minimize  any  adverse  impact  on 
existing  traffic  conditions.  Workers 
will  be  specifically  encouraged  to 
utilize  public  transportation  to  and 
from  the  site.  Worker  parking  will 
be  provided  on  site.  Appropriate 
signs,  traffic  control  and  safety 
meaures  will  be  implemented  for  the 
protection  of  area  residents  and 
pedestrians.  McNeil  &  Associates 
has  a  long  and  successful  track 
record  of  carrying  out  applicable 
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safety  measures.  For  example,  Glen 
Grove  in  Wellesley  was  successfully 
constructed  adjacent  to  an  elementary 
school  whereby  McNeil  &  Associates 
developed  an  effective  plan  for 
construction  access  and  pedestrian 
safety.  The  125-unit  development 
was  constructed  on  three  acres  without 
any  safety  incident. 

B.  Site  Analysis 

1.  A  site  analysis  report  describing 
the  natural  features  of  the  site 
and  the  impact  of  the  proposed 
developed  on  these  features  is 
attached. 

2.  No  rare  plant  or  animal 
species  or  significant  natural 
communities  are  contained  on  the 
site. 

3.  A  report  on  the  potential  for 
archaeological  resources  is  also 
attached  due  to  the  history,  soil 
conditions  and  nature  of  the 
property.  The  proposed  development 
will  not  create  any  adverse  effect 
on  archaeological  resources. 

C.  Excavation  and  Landfill 

We  estimate  it  will  be  necessary  to 
excavate  10,000  +/-  cubic  yards  of  fill 
which  has  been  dumped  on  the  property 
during  the  past  20  years.  Soil 
analysis  indicates  a  spread  footing 
foundation  design  will  be  appropriate 
for  the  proposed  structure.  There  is 
expected  to  be  minimal  if  any  need 
for  blasting  or  pile  driving  which  if 
necessary  will  comply  fully  with  all 
applicable  City  restrictions  and 
requirements. 

D.  Flood  Hazard  Zone/Wetlands 

1.  The  enclosed  Report  provides  a  description 
of  wetland  resources,  as  well  as  the 
determination  by  the  Boston  Conservation 
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Commission  relative  to  applicability.  It 
is  our  intention  to  apply  for  an  Order  of 
Conditions  at  such  time  as  applicable 
approvals  are  received  from  the  City  as 
required  prior  to  the  filing  for  final 
Conservation  Commission  approval. 

2.  Appropriate  measures  will  be  taken  to 
minimize  potential  flood  damage  and  to 
comply  fully  with  the  Order  of  Conditions 
issued  by  the  Boston  Conservation 
Commission.  These  mitigation  measures 
include  the  implementation  of  a  storm 
water  detention  system  such  that  there 
will  be  zero  increase  in  the  rate  of 

run  off  down  stream  beyond  Centre  Street 
as  a  result  of  the  proposed  development. 
The  existing  drainage  system  will  be 
cleaned  and  maintained  to  eliminate 
debris  which  currently  impedes 
the  effectiveness  of  this  system.  Oil 
trap  catch  basins  will  be  utilized  to 
prohibit  the  introduction  of  pollutants 
to  the  existing  stream.  Salt  will  be 
utilized  only  in  very  minimal  quantities 
as  absolutely  necessary  to  avoid 
pollution.  Non-polluting  fertilizers 
will  be  utilized  in  conjunction  with 
landscaping,  gardens,  etc. 

3.  The  proposed  drainage  system  includes  a 
storm  water  detention  area  such  that 
there  will  be  no  increase  in  the  rate 
of  run  off  of  storm  water  and  therefore 
not  adversely  affect  wetlands,  water 
quality  or  create  any  potential  for 
flooding. 

Util ity  Systems 

1.  The  existing  water  and  sewer  system 
located  in  Allandale  Street  has 
sufficient  capacity  to  serve  the  needs 
of  the  proposed  retirement  housing 
facility. 

2.  Appropriate  measures  will  be  taken 
to  conserve  resources  wherever 
possible.  These  will  include  water 
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conservation,  conservation  of 
electricity,  heat  and  other  utilities, 
as  well  as  applicable  programs  for 
recycling  where  practical.  All  trash 
will  be  compacted  as  part  of  this 
effort. 

3.  We  are  not  aware  of  any  utility 

improvements  required  for  the  proposed 
development. 

F.  Water  Qual ity 

1.  A  water  quality  assessment  is 
included  in  the  attached  report. 
There  will  be  no  adverse  impact  on 
water  quality  in  the  area  as  a 
result  of  the  proposed  development. 
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PROJECT  SUMMARY 
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Name:   Allendale  Glen,  elderly  residential  development 
99  elderly  dwelling  units 
1  unit  for  resident  site  manager 

Address:   44  Allandale  Street 
Boston,  Mass. 

Location:   Southerly  side  of  Allandale  Street 

the  "souther"  property,  just  westerly  of  Centre  Street 

Sponsor:   McNeil  &  Associates,  Inc. 

Address:  420  Providence  Highway 

P.O.  Box  407 

Westwood,  Mass.   02090 
Contact  person:   Mr.  William  R.  Roop,  III 
Telephone  number:   (617)   325-5800 

Anticipated  date  of  construction  start:   Fall  1988 

Anticipated  date  of  construction  completion:   Spring  1990 

Current  Zoning:   S-3 

Parking  requirements:    1  space  per  unit 

Loading  Bay  requirements:   None 

Required  permits,  variances  and  licences: 

Order  of  Conditions,  Boston  Conservation  Commission 

Building  permits 

Curb  cut  permits 

Water  and  sewer  connection  permits 

Exceptions  from  Zoning  Board  of  Appeals 

Any  additional  city/state  permits  as  may  be  required 
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1 .0   Introduction 

This  is  the  Transportation  Access  Plan  (TAP)  prepared  for  the  proposed 
new  construction  of  an  elderly  residential  project  (to  be  known  as  "Allen- 
dale Glen")  at  44  Allandale  Street  in  the  Jamaica  Plain  neighborhood  of  the 
City  of  Boston,  Massachusetts.   The  development  is  proposed  by  McNeil  & 
Associates,  Inc.,  with  offices  located  at  420  Providence  Highway  in  the  Town 
of  Westwood,  .Massachusetts  02090.   The  contact  person  is  Mr.  William  R. 
Roop,  III,  Vice  President,  at  telephone  number  (617)  326-5800. 

The  site  is  currently  vacant  (?)  and  the  development  proposes  the  new 
construction  of  99  elderly  residential  dwelling  units  (and  one  resident 
manager  unit)  with  71  on-site  parking  spaces. 

The  proposed  site  is  located  on  the  southerly  side  of  Allandale 
Street,  just  to  the  v;est  of  the  intersection  of  Allandale  Street  with 
Centre  Street  (Route  1);  see  Figure  1,  Location  Map. 

In  accordance  with  the  scope  of  work  provided  by  the  Boston  Redevelop- 
ment Authority  to  McNeil  &  Associates,  Inc.,  the  items  addressed  in  this 
Plan  include  trip  generations,  access  and  loading,  pedestrian  access, 
parking  spaces,  parking  management  and  site  circulation. 
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2.0   Existing  Street  Conditions 

The  site  is  located  on  Allandale  Street,  which  is  an  east-west,  col- 
lector-distributor street  connecting  Centre  Street  in  the  City  of  Boston  to 
Grove  Street  in  the  Town  of  Brookline.   Allandale  Street  has  a  variable 
width  (between  24  and  30  feet)  and  is  striped  for  one  lane  of  traffic  in 
each  direction. 

Centre  Street  is  a  major  north  -  south  arterial  street  leading  to 
Downtown  Boston.   It  is  designated  as  US  Route  1  in  this  area  and  is 
maintained  by  the  Metropolitan  District  Commission  (MDC) .   It  is  a  divided 
roadway  with  two  travel  lanes  in  each  direction. 

Grove  Street  is  a  minor  arterial  street  in  the  Town  of  Brookline.  It 
also  carries  traffic  in  a  north-south  direction,  but  is  not  as  significant 
as  Centre  Street.   It  generally  has  a  travel  lane  in  each  direction. 

The  major  intersection  in  the  study  area  is  that  of  Centre  Street  with 
Allandale  Street.   This  is  a  three-way  ("Tee"),  signalized  intersection 
with  a  separate  left  turn  lane  on  Centre  Street  northbound,  a  separate 
right  turn  lane  on  Centre  Street  southbound  and  striped  left  and  right  turn 
lanes  on  the  Allandale  Street  approach.   Faulkner  Hospital  is  located  on 
the  north  side  of  Allandale  Street  just  to  the  west  of  this  intersection 
and  the  Hospital  contributes  significantly  to  the  turning  movements  at  this 
intersection. 

The  intersection  of  Grove  Street  with  Allandale  Street  is  an 
unsignalized  Tee  intersection  about  a  mile  from  the  site.   At  this  point. 
Grove  Street  has  two  travel  lanes  in  each  direction  with  a  median  divider. 
Allandale  Street  has  separate  left  and  right  turning  approach  lanes. 
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3.0   Existing  Traffic  Conditions 

Independent  traffic  counts  for  this  proposed  development  were  not 
taken  because  the  projected  development  traffic  volumes  (discussed  in 
Section  4.0)  are  so  relatively  small  and  because  existing  traffic  volumes 
were  available  from  a  prior  Transportation  Access  Plan,  dated  July  1987, 
performed  by  H.W.  Moore  Associates,  Inc.,  for  the  "Allandale  Condominiums" 
located  on  a  site  just  to  the  west  of  this  proposed  development. 

The  "Allandale  Condominiums"  Access  Plan  included  traffic  count  data 
for  the  intersections  of  Allandale  Street  with  Grove  and  with  Centre 
Streets.   The  BRA  scope  letter  for  the  "Allendale  Glen"  development  indi- 
cated that  two  additional  Centre  Street  intersections  (with  Walter  Street 
and  with  Whitcomb  Street)  should  also  be  considered  in  this  Access  Plan. 
In  reviewing  these  additional  two  intersections,  because  the  projected 
development  volumes  from  this  development  are  very  small  (with  only  some 
two  to  three  vehicles  expected  on  Centre  Street  in  either  direction  during 
the  peak  hours) ,  it  is  concluded  that  the  additional  two  or  three  vehicles 
per  hour  will  not  adversely  the  operations  of  these  intersections. 

The  recent  traffic  count  data  in  the  "Allandale  Condominiums"  Access 
Plan  was  used  as  the  basis  for  existing  traffic  conditions  for  the  "Allen- 
dale Glen"  analysis.   In  addition,  under  the  assumption  that  the  "Allandale 
Condominiums"  development  will  be  implemented,  the  "Build"  traffic  volumes 
in  that  Access  Plan  are  used  as  the  existing  traffic  volume  for  this  Access 
Plan.   This  type  of  assumption  is  conservative;  i.e.,  it  provides  for  an 
even  higher  volume  of  base  case  existing  traffic  volumes,  which  are  are 
shown  on  Figure  2,  Existing  Traffic  Volumes. 
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4.0   Projected  Development  Traffic  Volumes 

Vehicle  trip  generation  estimates  are  made  by  using  trip  generation 
factors  compiled  by  professional  transportation  groups  (such  as  the  Insti- 
tute of  Transportation  Engineers,  ITE)  or  by  other  local  or  state  public 
agencies.   It  is  noted  that  the  ITE  trip  generation  data  for  this  type  of 
land  use  category  is  not  extensive  and  that  the  City's  Access  Plan  Guide- 
lines do  not  include  this  type  of  information. 

Therefore,  in  November  of  1987,  counts  were  made  of  actual  traffic 
volumes  at  the  "Webster  Green"  complex  in  Needham,  Massachusetts.   This  is 
an  existing  development  which  is  comparable  to  this  proposed  Allendale  Glen 
development.   Using  these  counts,  the  following  Table  "A"  shows  the  esti- 
mate of  vehicle  trips  expected  for  the  99  unit  "Allendale  Glen"  development. 

Table  A 
Vehicle  Tf'io  Generation  Estimates 


Trip  Rate     #  of  Trips 


0.07 

7 

0.09 
0.15 

9 

16 

0.13 

13 

0.08 

8 

0.21 

21 

1.65 

164 

1.65 
3.30 

164 
328 

AM  PEAK  HOUR 

Into  Site 
Out  of  Site 
Total 
PM  PEAK  HOUR 

Into  Site 
Out  of  Site 
Total 
DAILY,  24-Hr.  ADT 
Into  Site 
Out  of  Site 
Total 


It  is  important  to  note  that  these  projected  development  traffic 
volumes  are  some  50%  less  than  those  that  would  be  generated  by  the  imple- 
mentation of  an  "as-right"  development  of  some  46  single-family,  detached 
housing  units. 
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Table  "A"  above  indicates  that  the  site  would  generate  a  total  of 
about  16  vehicle  trips  during  the  AM  peak  hour;  about  7  trips  entering  the 
site  and  about  9  trips  exiting  the  site.   This  is  the  equivalent  of  approx- 
imately 1  additional  vehicle  trip  each  4  minutes  on  average. 

During  the  evening  peak,  hour,  there  would  be  about  21  vehicle  trips; 
about  13  entering  the  site  and  about  8  exiting  the  site.   This  is  the 
equivalent  of  about  1  additional  vehicle  each  3  minutes  on  average. 

These  peak  hour  site  traffic  volumes  are  relatively  low  and  can  be 
absorbed  into  existing  street  volumes  without  difficulty. 

These  projected  development  traffic  volumes  are  shown  on  Figure  3, 
Development  Traffic  Volumes. 

On  an  all-day,  24-hour  basis,  the  proposed  site  would  generate  about 
328  vehicle  trips  per  day  with  about  154  entering  the  site  and  about  164 
exiting  the  site. 

5 .0   Future  Traffic  Volumes 

The  future  traffic  volumes  are  derived  by  adding  the  existing  traffic 
volumes  from  Figure  2  (which  are  existing  street  traffic  volumes  plus  the 
increment  from  the  "Allandale  Condominiums")  to  development  traffic  volumes 
from  Figure  3  to  obtain  the  future  traffic  volumes  as  shown  in  Figure  4, 
Future  Traffic  Volumes. 
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6 .0   Analysis  of  Traffic  Operations 

Detailed  traffic  capacity  analyses  were  not  performed  because  of  the 
essentially  negligible  effect  of  the  additional  "Allendale  Glen"  traffic 
volumes  on  Allandale  Street,  particularly  at  the  Centre  Street  or  Grove 
Street  intersections. 

If  the  traffic  volumes  on  each  approach  leg  of  an  intersection  are 
summed,  then  the  total  traffic  volume  entering  the  intersection  is 
obtained.   If  this  calculation  is  performed  for  both  the  existing  and 
future  conditions,  the  net  effect  (in  volume  and  percentage)  of  the  devel- 
opment is  obtained. 

The  following  Table  "B",  Intersection  Traffic  Volume  Changes,  demon- 
strates the  very  small  amounts  of  additional  traffic  contributed  to  the 
Allandale  Street  intersections  by  the  "Allendale  Glen"  development. 

Table  B 


Intersection  Traffic  Volume  Changes 


Net  Increments 


AiM  Peak  Hour 
Allandale  at  Centre 
Allandale  at  Grove 
Allandale  at  Site 

PM  Peak  Hour 
Allandale  at  Centre 
Allandale  at  Grove 
Allandale  at  Site 


Existing 

Future 

Number 

Percent 

3,454 

3,463 

9 

+  0.26  % 

2,061 

2,068 

7 

+  0.34  % 

776 

792 

16 

+  2.1  % 

4,161 

4,171 

10 

+  0.24  % 

3,030 

3,041 

11 

+  0.36  % 

663 

684 

21 

+  3.2  % 
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It  is  noted  that  the  "existing"  traffic  volumes  are  the  1995  "Build" 
traffic  volumes  from  the  "Allandale  Condominiums"  Access  Plan  and,  there- 
fore, included  that  development  and  other  growth  levels  from  that  Access 
Plan.   The  "future"  traffic  volumes  include  the  development  traffic  volumes 
from  this  "Allendale  Glen"  project  added  to  the  "existing"  (i.e.,  1995 
"Cuild"  traffic  volumes). 

Table  "3"  indicates  that  the  net  increment  in  additional  traffic 
volumes  at  the  Allandale  Street  intersections  with  Centre  or  Grove  Streets 
vary  from  7  to  11  additional  vehicles  per  peak  hour,  with  a  percentage 
increase  varying  from  +0.24%  to  0.34%.   This  is  an  average  increase  of 
approximately  one  additional  vehicle  each  5  to  6  minutes.   This  net  change 
is  statistically  insignificant  if  the  daily  and  monthly  variations  at  these 
intersections  are  considered. 

At  the  site  access  on  Allandale  Street,  the  net  increases  are  somewhat 
larger  (16  additional  vehicles  in  the  morning  and  21  additional  vehicles  in 
the  evening) ,  but  these  net  increments  are  still  in  the  order  of  only  one 
additional  vehicle  each  3  to  4  minutes  and,  are  likely  within  the  normal 
variation  of  traffic  volumes  on  Allandale  Street  itself  near  the  site 
access , 

Thus,  it  appears  reasonable  to  conclude  that  the  traffic  volume 
increases  attributable  to  the  "Allendale  Glen"  development  are  very  small 
and  will  be  essentially  negligible  with  respect  to  traffic  operations  on 
Allandale  Street  and  in  the  general  neighborhood  area. 
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7 .0   Parking  Issues 

The  "Allendale  Glen"  development  program  would  construct  99  elderly 
residential  units  with  71  on-site,  at-grade  parking  spaces.  The  parking 
layout  is  shown  on  Figure  5,  Site  Plan. 

The  zoning  ordinance  requires  a  provision  of  1  space  per  dwelling 
unit  for  a  total  of  100  parking  spaces.   The  "Allendale  Glen"  development 
will  provide  a  total  of  71  parking  spaces  which  is  less  than  the  zoning 
requirement.   McNeil's  experience  on  other  existing  identical  developments 
has  been  that  1  space  per  unit  provides  too  many  spaces.   However,  the  site 
plan  will  be  drawn  to  indicate  where  the  additional  29  spaces  would  be 
located  if  they  are  found  necessary  when  the  development  is  occupied. 

The  long  term  experience  of  McNeil  &  Associates,  Inc.   in  operating 
such  elderly  complexes  indicates  that  many  of  the  elderly  residents  of  the 
site  will  not  normally  own  vehicles  and  that  assigning  specific  spaces  to 
individual  tenants  or  dwelling  units  is  not  effective.   Rather,  tenants 
v;ill  be  assigned  general  areas  where  they  may  park  vehicles,  if  in  fact, 
they  do  so  own  them.   Residents  who  own  vehicles  will  be  assigned  parking 
stickers  and  parking  of  non-resident  vehicles  will  be  controlled  by  towing 
or  other  appropriate  legal  measures.   The  remainder  of  the  parking  spaces 
will  be  designated  for  handicap,  staff  and  visitor  parking. 

The  developer's  experience  in  operating  this  type  of  housing  has  shown 
that  the  provision  of  "handicap"  spaces  is  of  significance  in  such  a  devel- 
opment and,  therefore,  will  designate  5  spaces  as  "handicap". 
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8.0   Public  Transportation 

Public  transportation  services  (such  as  rapid  transit  and  buses)  are 
a  relevant  mode  of  transportation  for  elderly  residential  developments 
because  the  elderly  tend  to  have  lower  automobile  ownership  rates.   Because 
the  elderly  do  not  work,  they  do  not  make  peak  hour  trips  and  do  schedule 
their  other  trips  (such  as  shopping  or  medical)  during  off-peak  periods. 
In  addition,  the  developer  does  not  encourage  vehicle  ownership  and  encour- 
ages those  residents  with  vehicles  to  share  vehicle  trips  with  other  site 
residents.   This  policy  further  reduces  the  number  of  vehicle  trips. 

It  is  noted  that  the  MBTA  operates  Bus  Route  #  38  which  runs  from  Wren 
Street  in  West  Roxbury  to  the  Forest  Hill  Station  of  the  Orange  Line  which 
then  connects  into  the  region's  rapid  transit  system.   This  system  could  be 
used  either  by  site  residents  or  visitors.   A  bus  stop  is  located  conveni- 
ently on  Centre  Street  near  the  Allandale  Street  intersection,  a  very  short 
distance  from  the  site. 

While  not  an  absolutely  guaranteed  site  amenity,  the  developer  will 
assist  in  arranging  for  scheduled  bus  and/or  van  transportation  for  site 
residents  for  trips  to  local  shopping  malls,  restaurants,  cultural  events, 
etc.   These  trips  will  also  be  arranged  in  conjunction  with  appropriate 
retailers  or  other  providers  of  resident  services  and  would  utilize  con- 
tract services  with  local  bus,  van  or  taxi  companies. 
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9.0   Access,  Loading  and  Pedestrian  Issues 

As  can  be  seen  on  Figure  5,  Site  Plan,  all  vehicles  will  enter  and 
exit  the  site  from  a  single  driveway  to  Allandale  Street.   This  driveway  is 
designed  to  allow  a  lane  of  travel  in  each  direction  and  will  include  a 
small  median  island  at  Allandale  Street  to  provide  additional  safety  in 
making  traffic  turning  movements.   The  site  driveway  is  located  such  to 
provide  the  maximum  possible  visibility  along  Allandale  Street.   Other  than 
the  connection  of  the  driveway  into  Allandale  Street,  no  other  changes  in 
Allandale  Street  are  proposed. 

All  loading  and  unloading  of  delivery  vehicles  will  occur  on  the  site 
and  there  is  no  need  to  use  public  streets  to  maneuver  vehicles  for  these 
purposes.   The  site  will  not  include  formal  loading  bays  (in  the 
buildings)  ,  but  areas  have  been  set  aside  for  the  delivery  of  goods  to  and 
from  the  site. 

A  sidewalk  will  be  provided  along  the  access  driveway  to  provide  for 
safe  pedestrian  access  from  Allandale  Street  to  the  site  and  to  connect  the 
site  access  sidewalk  with  the  City's  existing  sidewalk  located  some  200 
feet  from  the  site  access  point.   The  larger  scale  site  plan  shows  the    \  ^^ 
relationship  of  pedestrian  paths  between  parking  areas  and  the  residences.    ( 
Due  regard  to  the  needs  of  the  elderly  has  been  taken  into  account.       -^ 
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10 .0  Impact  Mitigation 

10 .1  Construction 

The  construction  program  will  include  necessary  site  regrading  and  the 
construction  of  the  proposed  development.   Major  trucking  movements  are 
anticipated  to  occur  from  Centre  Street  which  connects  into  the  city's 
arterial  street  system. 

The  developer  will  submit  a  specific  plan  for  management  of  construc- 
tion vehicles  and  require  the  contractor  to  make  time  of  day  delivery  of 
materials  during  the  normal  construction  time  periods.   The  construction 
program  is  anticipated  to  occur  normally  during  weekdays  and  no  major 
activities  are  anticipated  to  occur  on  weekend  days  or  during  the  evening. 
Construction  worker  parking  will  be  provided  on-site. 

In  accordance  with  City  direction,  the  developer  will  post  appropriate 
construction  signing  for  the  protection  of  area  residents  and  pedestrians. 
The  developer  is  very  sensitive  to  the  nature  of  construction  activities  as 
demonstrated  by  the  recent  construction  without  any  safety  incidents  of  the 
"Glen  Grove"  facility  which  was  located  next  to  an  elementary  school  in  the 
Town  of  Wellesley. 

The  construction  program  v/ill  comply  with  applicable  City  requirements 
and  will  not  require  excessive  street  occupancies  except  for  the  purpose  of 
utility  connections  and  street  and  sidewalk  reconstructions.   All  construc- 
tion materials  will  be  stored  on-site  or  at  contractor  locations  until 
required  for  usage. 
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10.2  Transit  Usage 

The  management  program  of  the  building  will  include  provisions  for  the 
posting  of  MBTA  transit  information  such  as  schedules,  maps,  etc.  to  pro- 
vide residents  with  easily  available  information.   The  developer  will 
initiate  a  program  for  residents  to  avail  themselves  of  an  MBTA  pass  with 
appropriate  elderly  discounts. 

The  nearby  accessibility  of  the  HBTA's  Bus  Route  #  38  will  allow  for 
some  transit  usage.   However,  the  developer  recognizes  that  elderly  resi- 
dents need  a  more  customized  service  and  will  develop  thoses  services 
previously  described.   The  developer  will  coordinate  such  transit  activi- 
ties with  those  provided  by  the  City's  elderly  service  agencies. 

10.3  Parking  Management 

As  discussed  previously,  residents  will  be  provided  with  on-site 
parking  spaces  generally  located  to  minimize  walking.   The  parking  areas 
will  be  periodically  patrolled  by  on-site  management  employees  to  enforce 
on-site  regulations. 


10.4   Costs 

The  developer  will  incur  the  costs  for  repairs  necessary  to  connect 
the  access  driveway  into  Allandale  Street  as  a  part  of  the  general  develop- 
ment costs. 


Segal/OISarcina  Associates,  Inc. 


Transportation  Consultants 


18   - 


11 .0   Monitoring  Mechanism 

Since  this  is  an  elderly  residential  development  with  very  low  traffic 
generating  characteristics,  it  is  recommended  that  the  access  plan  goal  be 
the  utilization  of  buses  and  vans  to  provide  transportation  services  for 
site  residents. 

The  developer  will,  comply  v;ith  City  requirements  for  monitoring  the 

progress  of  achieving  the  goal  of  this  Access  Plan  and  will  prepare  a 

monitoring  report  for  the  City  one  year  after  the  development  has  been 

occupied  and  whenever  after  so  required  by  the  City. 
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SITE  ANALYSIS 


GENERAL 

The  topography  of  this  site  is  variable  with  hilly  slopes  on  the 
east  and  west  sides.  The  underlying  rock  outcrops  in  several 
places.  Much  of  the  upland  area  is  covered  with  mature  woodland 
dominated  by  Red  Oak  Quercus  rubra  and  White  Oak  Quercus  alba 
^  with  White  Pine  P  inus  s trobus ,  Chestnut  Castanea  americana,  White 
Ash  Fraxinus  americana  and  Shagbark  Hickory  Carya  ovata.  At  the 
center  of  the  site,  there  is  a  low-lying  area  through  which  a 
brook  flows  in  a  southerly  direction.  Adjacent  to  the  brook  is  a 
We'tland  Resource  Area  of  Bordering  Vegetated  Wetland. 


WETLAND  RESOURCE  AREAS 


The  tree  layer  of  the  Bordering  Vegetated  Wetland  is  dominated  by 
Red  Maple  Acer  r ubrum 

and  also  present  is  White  Ash  Fraxinus  americana,  Grey  Birch 
Betula  populifolia,  and  in  the  wetter  areas  Speckled  Alder  Alnus 
r  ugo  s  a  and  Willow  S  al i  x  sp  are  found.  Black  Cherry  P  r unus 
serot  ina  is  abundant  at  the  boundary  between  wetland  and  upland. 


The  following  species  were  found  in  the  shrub  layer;  Silky 
Dogwood  Cornus  stolonifera,  Swamp  Dogwood  Cornus  amomum, 
Elderberry  Sambucus  canadensis,  Blackberry  R  ub  us  sp .  ,  with 
European  Buckthorn  Rhamnus  frangula  and  Staghorn  Sumac  Rhus 
typhin  a    becoming    more    abundant    at    wetland    boundary. 

As  the  site  was  surveyed  during  the  winter  months  the  herbaceous 
layer  was  not  fully  represented,  however  there  was  evidence  of 
the  following  species;  Skunk  Cabbage  Symplocarpus  foetidus.  Iris 
Iris  sp . ,  Purple  Loosestrife  Ly thrum  salicaria,  Willow  Herb 
Epilobium  sp..  Turtle  head  Chelone  glabra,  and  Golden  Rod 
"   So  1 idago    sp . , 

The  Wetland  Resource  Area  has  been  determined  and  flagged  by 
Eastern  Engineering  Collaborative,  Inc.  in  accordance  with  the 
definitions  and  criteria  provided  in  the  Regulations  promulgated 
under  Massachusetts  General  Law  Chapter  13I,  Section  40,  the 
Wetlands  Protection  Act  at  310  CMR  10.00.  The  Wetlands  Resource 
Area  Boundary  determinations  were  consistent  with  the 
requirements  under  Part  III  of  the  Regulations  at  310  CMR  10.55. 
(    See    exhibit    A). 


A  Positive  determination  of  Applicability  has  been  issued  by  the 
Boston  Conservation  Commission  on  Dec.  12,  1987  (  see  exhibits  B 
&    C) 


IMPACTS  OF  PROJECT  ON  NATURAL  RESOURCES 

There  are  no  other  significant  natural  resources  on  this  site 
that  will  be  adversely  affected  by  the  proposed  project  notably; 

-  Rare  plant  or  animal  species  or  significant  natural  communities 
as  designated  by  The  Massachusetts  Natural  Heritage  Program  are 
not  known  to  exhist  on  this  site. 

-  Significant  Archaeological  resources  are  not  known  to  exhist 
on  this  site  (Reference:  The  Massachusetts  Historical 
Commission  )  . 

The  Wetland  Resource  Areas  will  be  protected  and  buffered  from 
the  effects  of  the  construction  process  by  the  use  of  erosion  and 
sedimentation  control  measures.  Also,  appropriate  measures  will 
be  taken  to  minimize  potential  flood  damage.  These  will  include 
the  implementation  of  a  storm  water  detention  system  such  that 
there  will  be  zero  increase  in  the  rate  of  run  off  down  stream. 

The  project  site  is  not  located  within  a  100  year  floodplain 
(See  exhibit  D)  . 


f     No  mature  trees  existing  on  the  site  will  be  cut  down  for  this 
project  and  appropriate  measures  will   be  employed  to  protect 


trees  in  proximity  to  the  building  site  during  construction. 
These  will  include  the  placing  of  snow  fence  or  other  suitable 
bar r  ier . 

All  measures  taken  to  protect  the  Natural  Resource  Areas  of  this 

site  both  prior  and  during  construction  will  be  in  accordance 

with  the  Oder  of  Conditions  as  issued  by  The  Conservation 
Commi  s  s  ion . 

A  Notice  of  Intent  outlining  the  proposed  work  on  the  site  and 
the  measures  proposed  to  protect  the  Natural  Resource  Areas  will 
be  submitted  to  the  Conservation  Commission  when  all  the  prior 
approvals  required  by  the  City  of  Boston  have  been  obtained. 
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WETLANDS    FLAGGING.    Tree    and    Shrub    identification 


Flag    1a 


up 


Common    Name 

Shagbark    Hickory 
Tree    of   Heaven 
White    Ash 


Latin  Name 

Carya  ovata 
Ailanthua  altissima 
Fraxinus  americana 


down 


Flag  2a 


up 


down 


Hultiflora  Rose 
Butternut 
Burning  Bush 

Amur  Honeysuckle 
Tree  of  Heaven 
White  Ash 
Golden  Rod 
Highbush  Blackberry 

Shagbark  Hickory 

Black  Raspberry 
Tree  of  Heaven 
Butternut 

European  Buckthorn 
Burning  Bush 

Black  Cherry 

Golden  Rod 

Red  Maple 

Amur  Honeysuckle 

Hawthorn 


Rosa  multiflora 
Juglans  cinerea 
Euonymus- 

at ropurpurea 
Lonicer a  maacki  i 
Ailanthus  altissima 
Fraxinus  americana 
Sol idago  sp . 
Rubus  allecheniensis 


Carya  ovata 


Rubus  occidentalis 
Ailanthus  eltissima 
Juglans  cinerea 
Rhamnus  frangula 
Euonymus- 


at ropurpurea 
Prunus  serotina 
Sol  id  ago  sp . 
Acer  rubrum 
Lonicera  maackii 
Crataegus  sp. 


Flag  3a 


up 


down 


Shagbark  Hickory 
White  Ash 
Black  Oak 

Hultiflora  Rose 
Amur  Honeysuckle 
Black  Cherry 
Red  Maple 
Alder 
Pignut 


Carya  ovata 
Fraxinus  americana 
Quercus  velutina 


Rosa  multiflora 
Lonicera  maackii 
Prunus  serotina 
Acer  rubrum 
Alnus  rugosa 
Carya  glabra 
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Flag  Ua 


up 


down 


Flag  5a 


up 


down 


Flag  6a    up 


down 


Flag  7a    up 


down 


» 


American  Beech 
Black  Oak 

European  Buckthorn 
Highbush  Blackberry 

European  Buckthorn 

Red  Maple 

Swamp  Dogwood 

Alder 

Highbush  Blackberry 

White  Oak 
Black  Oak 

European  Buckthorn 
Multiflora  Rose 

European  Buckthorn 

Multiflora  Rose 

Black  Cherry 

Blackberry 

Amur  Honeysuckle 

Golden  Rod 

Staghorn  Sumac 

White  Ash 

Alder 

Swamp  Dogwood 

Butternut 

Common  Buckthorn 

Sugar  Maple 

Highbush  Blackberry 

Black  Oak 

Scarlet  Oak 

Pignut 

Winged  Euonymus 

White  Ash 

Multiflora  Rose 

Highbush  Blackberry 
European  Buckthorn 
Staghorn  Sumac 
Black  Cherry 

Black  Oak 
European  Buckthorn 

Red  Maple 

European  Buckthorn 
Black  Cherry 
Multiflora  Rose 
White  Ash 


Fagus  grandi folia 
Quercus  velutina 
Rhamnus  frangula 
Rubus  alleghen iensis 

Rhamnus  frangula 

Acer  r ubr urn 

Cor nus  amomum 

Alnus  rugosa 

Rubus  allegheniensis 

Quercus  alba 
Quercus  velutina 
Rhamnus  frangula 
Rosa  multiflora 

Rhamnus  frangula 
Rosa  multiflora 
Prunus  serotina 
Rubus  sp . 
Lonicera  maackii 
Solidago  sp. 
Rhus  typhina 
Fraxinus  americana 
Alnus  rugosa 
Cornus  amomum 
Juglans  cinerea 
Rhamnus  cathartics 
Acer  saccharum 

Rubus  allegheniensls 
Quercus  velutina 
Quercus  coccinea 
Carya  glabra 
Euonymus  alata 
Fraxinus  americana 
Rosa  multlflorT 

Rubus  allegheniensls 
Rhamnus  frangula 
Rhus  typhina 
Prunus  serotina 

Quercus  velutina 
Rhamnus  frangula 

Acer  rubrum 
Rhamnus  frangula 
Prunus  serotina 
Rosa  multiflora 
Fraxinus  americana 
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Flag  1 1  a   down 


Grey  Birch 
European  Buckthorn 
Iris 


Betula  populifoiia 
Rhamnus  franRula 
Iris  sp . 


^^^8  ^^^   connects  to  Flag  15  on  the  eastern  side  of  the  stre 


am 


up 


down 


European  Buckthorn 
Black  Oak 
Scarlet  Oak 
Red  Birch 
Witch  Hazel 


Red  Maple 
European  Buckthorn 


Rhamnus 

f  rang 

ula 

Quercus 

velut 

ina 

Quercus 

cocci 

nea 

Betula  r 

ligra 

Hamamael is- 

V 

i  rgin 

iana 

Acer  rub 

irura 

Rhamnus 

frang 

ula . 
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November    23,    1987 


Mr.     Ronald    Scanlon,     Chairman 
Boston    Conservation    Commission 
1     City    Hall    Square 
Boston,    MA       02201 

RE:       Request    for    Determination 
^44    Allandale    Street 
Jamaica    Plain,    Massachusetts 

Dear    Mr.    Scanlon, 

We  are  pleased  to  submit  herewith  two  copies  of  a  Request  for 
Determination  of  Applicability  under  the  Massachusetts  Wetlands 
Protection  Act  MGL  Chapter  131  f  Section  HO  on  behalf  of  our 
client,  McNeil  Communities,  Inc.  for  property  located  at  '4'4 
Allandale  Street,  Jamaica  Plain,  Massachusetts.  The  parcel  of 
land  is  owned  by  Faulkner  Hospital,  Inc.  and  is  under  lease 
agreement  to  the  applicant.  We  are  including  a  letter  of  assent 
from  Faulkner  Hospital  giving  their  blanket  approval  to  McNeil  in 
order  that  they  might  file  for  all  applicable  permits  and 
applicat  ions . 

The  purpose  of  this  Request  for  Determination  is  to  establish  the 
line  denoting  the  edge  of  the  bordering  vegetated  wetlands 
located  on  the  westerly  portion  of  the  property.  No  work  is 
being  proposed  at  this  time.  Subsequent  to  the  positive 
determination  by  the  Commission,  a  design  for  the  development  of 
upland    portions    of    the    site    will    be    performed. 

Two  copies  of  the  enclosed  Request  for  Determination  have  been 
filed  with  DEQ E/Northeast  Region  and  with  Faulkner  Hospital  on 
this    dat e  . 

Kindly  inform  us  as  to  the  date  and  time  of  the  public  hearing  so 
that    we    might    by    present. 

Very    truly    yours , 


EASTERN    ENGINEERING    COLLABORATIVE,    INC 
Susan    Lewis    Wellington     U 


SLW/snt 

3  .0028.0 
copy : 


DEQE/NE    (2    copies) 
McNeil    Communities,    Inc. 
Faulkner    Hospital,    Inc. 
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OEQE  fit  No.  I  1 

(To  0«  COv'O^O  By  OEQE) 

(■'    Commonwealth  Citv>rown    Boston 

Of  Massachusetts  w  ^    i    ^ 

ApDKmt     McNeil    Communities.    Inc , 

Request  for  a  Determination  of  Applicability 
Ma3sachu3ett3  Wetlands  Protection  Act,  G.L.  c.1 3 1 ,  §40 

1.     L  the  under3igne<Uiereby  request  t^att^e  City   of   Boston 

Conservation  Commission  make  a  determination  as  to  whem-r  th-  ,r-.  ^ TTT^ 

^xr  rc^oH  u^::^  ----  --  '•»  ---  -  s^^^^^^^  '^ 

'  ^^:v;^:^a::j^:;';::^j^:^'  °^  ^'^"'- "  "-""^- «° — » ^"-p.cn  an. .. 

The  purpose  of  this  Request  for  Determination  is  to  establish  the  .^.. 
Plan^tied   "Site  Jl   %   K  "o'°"  ''"^  ''   "=  ^^°™  °"  ^^^  -closed 

of  the  bordering  vegetated  wetlands  was  flagged  in  th^  field   Jo   f'^ 
by  actual  field  survey  and  plotted  on  the  en^osed  pUnf    *    "''' 

A  USGS  topographic  locus  map  is  enclosed  as  F<p„t-«  a  ^   v. 

Of  project  Site.   Site  is  fu^the.  dillL'aL^'oflLlo^^d'plL?"""  '""^ 
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JAMAICA  PLAIN,  MA 
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Faulkner  Hospital 

AUandate  at  Centre  Street 
Boston.  Massachusetts  02130 
(617)  522-5800 


-* — i-L' 'v  r,  Luj  I      ii'-aaaga 


■-■■-   '■     '  I  III 


November   10,    1987 


Mr.    Thomas  McNicholas 
Acting   Commissioner 
Inspectional   Services   Department 
1010   Massachusetts  Avenue 
Boston,    MA      02118 

Re:       44   Allandale  Street 

Jamaica   Plain,    MA      02130 

Dear  Commissioner  McNicholas: 


Please  be  advised  that  this  organization   is  the  owner  of  the 
captioned  premises    (the   "Premises")    and  has   leLe^^he   fame 
in  their  entirety  to  McNeil   Communities,    Inc.,    under  a   lona 
term  ground   lease.      This   letter  will  se^e  a;  written  ^ 

approval   or  assent  to  the   filing  with  the   Citv   of   rJ^^-«„   k 
McNeil   communities,    Inc.    of  any'and  alflppuLLons  r^LtL 
to  the  development  of  the  Premises,    including     without 
limiting  the  generality  of  such  approval  or  I^se^t 
applications   for  building  permits  and  any  related  appeals  -for 
llTinlllTs   '°  """^  '"°"  ""^  P"°"^=^°"  of^pplicable'^^^de;  l7 


Very  truly  yours, 
FAULKNER  HOSPITAL,    INC. 

Elaine  S.    Ullian,    President 


J  iird  M,  ./„ ,//  i,  //,,,./  uiul  Twf.  U'liMrsUK  5i  /■,.„/  ,./  M.dU  , 
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City  of  Boston 

The  Environment 

Department 


12/17/87 


Eastern    Engineering    Collaborative, 
Attn:    Ms    Susan  Wellington 
186   Lincoln   Street 
Suite    300 
Boston,    MA     02111 


Inc . 


Raymond  L.  Flynn 
Mayor 

Lorraine  M.  Downey 
Director 


Boston  Ciiv  Halimoom  805 
Boston,  Miisachuscils  02201 
6rr25 -mOor  "25-3850 


Re:  4A  Allandale  Determination 


Dear  Susan: 

In   reference   to  the   site   plan  dated    11/23/87  and  revised   11/30/87 

Tl'^ol'Te'lllliT:.^-^;'''  ''   '^^  ^°^^"^"^  vegMaJeil^e't lands, 
as  a   guideline   for  ,lanni'  '°  '"^"''  delineation  and  may  be  used 

date   of   the   nublH  ill       ^  P^^^poses   for  a   period   of   one   year   from   the 
ciLe   ot   cne   public  hearing.      Our  site   visit  with   Rrr  r^m^^      ^ 

we  are  abutters   to  the  site       y„,^",^         *'"'  ''"«1°I»«"':  PUns  as 
»a.e  .,sel.  avalLVle't^rUc .1:%^=     °a  S  irLfl'^'tfe"   '  ""' 


Sincerely, 

rya^Glascock 
Boston   Conservation  Commission 


enclosure 


AJr  Wlution  Control.  Boston  Art    Back  Bav  Architeaural  Beacon  Hill  .r.h 

Beacon  HtUArchneauraJ   Boston  lando^arks  and  the  Consenat.on  Cotnm.ss.ons 


Form  2 


DEQEFileNo. 


'(^   Commonweafth 
of  Massachusetts 


Cify/Town 


(To  be  provided  by  CEGE) 
Jamaica   Plain/W.Rov 


Applicant     Eastern    Eng.    Collahnr;^r 


determination  Of  Applicability 
MassachuseMs  Wetlands  Pro.eCion  AC,  GX.  c.  131,  §40 


From   ^°^^Q^  CONSERVATION  COMMISSION 


P         ^  IS3U 

''"° eastern   Engineering   Collaborative     Inc  P.    n 

(Name  of  property  owner)  • 


Issuing  Authority 


Address   186   Lincoln    St..    Smi>»    -^nn 

Boston,   MA     02111  ' 

This  determination  is  issued  and  delivered  as  follows: 

□     by  hand  delivery  to  person  making  requc.t  on 

P    by  certified  mail,  return  receipt  requested  on  ..__j/v/^ 

.ade  the  foiiowi^g  .eteUt^rc^jre^^^ 


^^^^^^^ -^ii^il^^i£^l££Iltr^St,_^oston.   MA 

02130 


-(date) 
-(date) 


This  Determination  is  positive: 

1.     ^        J^''^""'^^=^^'b^<^  below,  which  includes  all/part  of  the  are.  H        -k  .     ' 

Subiect  to  Protection  Under  the  Act.  Therefn  '1  '  '.'"''' '"  ^^"^  ^^^"^^»'  ^  ^  Area 


Subiect  to  Protection  Under  the  Act  Theref    .  "''  "''"''' '"  ^^"^  ^^^-^»'  ^  -  ^^^ 

area  requires  the  filing  of  a  Notice  of  .Itent'        """'"''  """'•  '"'^'"^  ^  ^"^-^  of  that 


Property  at  44  Allandale  Road.  Boston.  MA 


2.  D 


'ore.  .aid  w„,.,.,„„es  m.  uClXZT^:':^'"'•  ""■  *'^="-"- '^=' -a.  T^ere- 
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KEY  TO  MAP 


SOOYtlr  Flood  BouniJir, 
lOO-Ycif  Flood  Boundary 
Zone  Designations* 

lOOYear  Flood  Boundarv 

500-Year  Flood  Boundary 

Base  Flood  Ele^anon  Line 
With  Elewiion  In  Feel" 

Base  Flood  Eleiat:on  m  Feci 
Where  Uniforrr^  Hi;hin  Zone  • 

tievalion  Rtfrren^e  Mjrk 

Zone  D  Boundary 

River  Mile 


RM7v 


•Ml. 5 


•Referenced  lo  ihe  Nalional  Geodetic  Vertical  Datum  or  1929 

•EXPLANATION  OF  ZONE  DESIGNATIONS 


EXPLANATION 

Areas  of  100-year  flood,  base  flood  elevations  and 
flood  hiiard  factors  not  determined. 

Areas  of  100-year  shallo.  floodinj  wl)ere  deoifii 
are  between  one  (1|  and  three  (3)  feet,  average  depths 
Of  inundation  art  shown,  but  no  flood  hitard  facton 
are  determined. 

Areas  of  100-year  shallow  flooding  where  depths 
are  between  one  (1)  and  three  (3)  feet;  base  Hood 
eie»ations  are  shown,  but  no  flood  hazard  factors 
ire  determined. 

Areas    of    100-year   flood:  base    nood  ele.alions  and 

Areas  of  100-year  flood  to  be  protected  by  flood 
prottclion  system  under  construction-  base  flood 
elevations  and  flood  hazard  factor,  not  determined. 
Areas  between  limits  of  the  100-vear  flood  and  500- 
year  flood;  or  ceruin  areas  subiect  to  100-yea.  flood- 
ing with  average  depths  less  than  one  1 1)  foot  or  when 
Ihe  conirtbuting  drainage  area  is  lesfthan  one  souare 
mile,  or  areas  protected  by  levees  from  the  bas<  flood. 
(Medium  shading) 

Areas  of  minimal  flooding.  (No  shading) 
Areas   of  undetermined,  but  possible,  flood  huirtli. 
Areas   of    1015-year  coastal  flood  with  velociry  (wave 
action);  base  flood  elevations  and  flood  haiard  factor. 
not  determined. 

Area;   of    100-year  coasul  flood   with   velocity   (wave 
action]    base  flood  elevations  and  flood  hiiard  factors 


NOTES  TO  USER 

Certain  srcu  not  In  the  special  flood  baaard  ara^  (rones  A  and  V) 
may  be  protected  by  flood  control  structures. 
This  map  is  for  flood  insurance  purposes  only ;  it  does  not  neces- 
urily   sho.    all    areas  subiec.    to   flooding   ,n   the   community  or 
all  planimelrtc  features  outside  special  flood  hazard  areas. 

Fo,  adioining  map  panels,  see  s«paralely  printed   Index   To  Ma, 
Panelv 


INITIAL  IDENTIFICATION: 

NOVEM8EB  33    1B74 

FLOOD  HAZARD  BOUNDARY  MAR  R  EviSllisS- 


FLOOD  INSURANCE  RATE  MAP 

CITY  OF  BOSTON,  MASSACHUSETTS 

PANEL     14  OF  31 
EFFECTIVE  DATE:    APRIL  1,  1982 
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